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1.   TEAM  STRUCTURE  AND  EXPERIENCE  •  , -■  /  ' 

Pursuant  to  a  Letter  of  intent,  a  copy  of  which  is 
attached  as  Exhibit  A,  Metropolitan  Structures  and  Columbia 
Plaza  Associates   propose  to  form  a  joint  venture  to  undertake 
Parcel  to  Parcel  Linkage  P-roject-1.   Metropolitan  Structures,  a 
partnership  of  Metropolitan  Life  Insurance  Company  of  New  York 
and  Metco  Properties  of   Chicago,  is  one  of  America's  largest 
developers  of  commercial  real  estate.   Columbia  Plaza 
Associates  is  a  joint  venture  of  the  Chinese  Investment  Limited 
Partnership  (CILP)  and  Ruggles-Bedf ord  Associates,  Inc.  (RBA) , 
and  is  a  unique  blend  of  Boston's  Asian-American,  Black  and 
Hispanic  entrepreneurs  and  institutions. 

The  proposed  team  is  proud  to  have  reached  this 
agreement  and  looks  forward  to  taking  a  leadership  role, 
together  with  the  BRA  and  the  Boston  community,  to  meet  the 
challenges  and  opportunities  presented  in  what  is  truly  a 
pioneering  project. 
Metropolitan  Structures 

Metropolitan  Structures'  Chicago,  Los  Angeles  and 
Dallas  projects  are  the  largest  privately-financed  downtown 
projects  in  each  of  these  three  cities.   The  company's  net 
worth  is  on  the  order  of  $500  million,  and  the  value  of 
Metropolitan  Structures'  projects  is  conservatively  estimated 
at  $2.5  billion.   Headquartered  in  Chicago,  Metropolitan 
Structures  has  regional  offices  in  Dallas,  Los  Angeles,  New 
York  and  Montreal.   Founded  in  1959,  the  scale  and  diversity  of 


its  operations  have  firmly  established  the  company  as  one  of 
the  nation's  premier  firms  in  the  development,  ownership  and 
management  of  real  estate.   In  1931,  Metropolitan  Life 
Insurance  Company  became  a  50  percent  partner,  providing 
additional  financial  strength  for  growth  and  market 
diversification. 

The  partnership  with  Metropolitan  Life  substantially 
increased  the  capital  base  of  Metropolitan  Structures  and  has 
facilitated  its  expansion  into  new  marl^ets  throughout  the 
country.   While  Metropolitan  Life  is  an  attractive  source  of 
financing.  Metropolitan  Structures  is  free  to  pursue  the  most 
desirable  financing  available  in  the  marketplace. 

Over  the  past  three  decades,  the  company  has  built  an 
organization  with  a  proven  ability  to  create  opportunities  and 
to  solve  increasingly  complex  issues  critical  to  the  economic 
and  social  viability  of  large  scale  urban  development. 

As  a  firm  that  has  traditionally  owned  and  managed  the 
projects  it  has  developed,  MS  brings  the  advantage  of  an 
owner's  perspective.   This  perspective  is  essential  in  making 
the  development  decisions  necessary  to  create  long-term 
increasing  values.   None  of  its  projects  have  failed,  and  there 
have  been  no  defaults. 

Completed  projects  include  over  8  million  square  feet 
of  office  space,  4,800  apartments,  3,100  hotel  rooms,  and 
3S0,000  square  feet  of  retail  area.   Current  projects  in 
planning  or  construction  encompass  an  additional  9.9  million 
square  feet  of  office  space,  1,350  apartments,  and  450,000 


square  feet  of  retail  area.   Following  is  a  compendium  of 

Metropolitan  Structures'  development  projects. 

Illinois  Center  Chicago,  Illinois 

Metropolitan  Structures  is  developing 
the  33-acre  lakefront  Illinois  Center 
project  in  downtown  Chicago  in  accordance 
with  a  master  plan  approved  by  the  City  of 
Chicago.   The  plan  permits  the  construction 
of  16,300,000  square  feet  of  office  space, 
1,325,000  square  feet  of  retail,  7,700 
residential  units  and  5,500   hotel  rooms, 
plus  12,000  parking  spaces.   Approximately 
4,400,000  square  feet  of  office  space, 
250,000  square  feet  of  retail  space,  900 
residential  units  and  2,700  hotel  rooms  have 
been  developed  by  Metropolitan  Structures. 

10  &  30  South  Wacker  Chicago,  Illinois 

10  &  30  South  Wacker  is  a  2,250,000 
square  foot  project  consisting  of  twin 
40-story  office  towers  plus  the  Chicago 
Mercantile  Exchange  Center.   The  site  is 
bounded  by  Monroe  Street,  Wacker  Drive, 
Madison  Street  and  the  east  bank  of  the 
Chicago  River.   The  sawtooth  design  of  16 
corners  per  floor  offers  great  flexibility 
in  planning  office  space.   30  South  Wacker 
and  the  Chicago  Mercantile  Exchange  Center 
were  completed  in  1983  and  10  South  Wacker 
is  currently  leasing. 

One  South  Wacker  Chicago,  Illinois 

Metropolitan  Structures  is  co-developer 
of  this  40-story  office  building  with 
1,200,000  square  feet  of  rentable  space. 
This  all-glass  building  of  post-modern 
design  features  three  6-level  interior 
atriums . 

North  Loop  Project  Chicago,  Illinois 

Metropolitan  Structures  is  developing 
this  mixed-use  complex,  in  the  heart  of 
Chicago's  Loop,  along  with  the  JMB  Realty 
Corporation  and  the  Levy  Organization.   The 
project  will  occupy  a  full  city  block 
bounded  by  State,  Washington,  Dearborn  and 
Randolph  Streets.   It  will  contain  1,300,000 
square  feet  of  office  space  and  300,00 


square  feet  of  retail  stores.   The  complex 
will  provide  all-weather  linkage  between  the 
retail  shops  of  State  Street,  including 
Marshall  Field's,  the  Civic  Center  District, 
the  State  of  Illinois  Building,  Daley  Center 
and  the  Loop  Transportation  Center. 
Construction  is  expected  to  start  in  1983. 

California  Plaza  Los  Angeles,  California 

California  Plaza  is  one  of  the  largest 
urban  revitalization  projects  in  North 
America,  covering  five  blocks  of  downtown 
Los  Angeles,  in  accordance  with  a  master 
plan  approved  by  the  Los  Angeles  City 
Council  and  Community  Redevelopment  Agency. 
When  completed,  the  project  will  include 
three  office  towers  totaling  3.5  million 
square  feet,  the  Museum  of  Contemporary  Art, 
the  Dance  Gallery,  three  residential  towers 
of  750  units,  a  450-roora  hotel,  160,000 
square  feet  of  retail  space  and  parking 
facilities  for  more  than  4,600  cars,  and  a 
5.5  acre  park  of  gardens,  terraces, 
waterfalls,  and  a  performing  arts  plaza. 

The  first  phase,  completed  in  1985, 
includes  a  1,000,000  square  foot,  42-story 
office  building,  the  100,000  square  foot 
Museum  of   Contemporary  Art,  30,000  square 
feet  of  retail  space  and  1,100  parking 
spaces.   Construction  will  begin  on  the 
first  residential  tower  and  the  hotel  in 
1988. 

Lone  Star  Development  Dallas,  Texas 

Metropolitan  Structures  is  developing 
5.5  acres  in  the  Arts  District  of  downtown 
Dallas.   The  project  will  include  3,200,000 
square  feet  of  office  space  in  four  towers, 
75,000  square  feet  of  retail  space,  and  more 
than  3,000  parking  spaces. 

Nun's  Island  Montreal,  Canada 

Nun's  Island  is  a  9ao-acre  island  in 
the  St.  Lawrence  River,  about  five  minutes 
driving  time  from  the  center  of  downtown 
Montreal.   Nun's  Island  is  being  developed 
as  a  complete  community  which  provides  every 
type  of  housing  and  recreational  facility, 
plus  retail,  office  and  warehouse  projects. 
About  one-third  of  the  Island  has  been 


developed  to  date,  including  3,100  rental 
units  and  600,000  square  feet  of  commercial 
bui Idings . 

Columbia  Plaza  Associates 

Columbia  Plaza  Associates  represents  a  broad  range  of 
Boston's  Asian-American,  Black  and  Hispanic  entrepreneurs  and 
institutions.   Within  the  organizing  group  of  thirty-five 
shareholders  are  New  England's  only  Black-owned  commercial 
bank,  the  city's  largest  minority  contractor,  the  city's  most 
experienced  minority  real  estate  developers,  the  city's  leading 
minority  businessman  in  the  communications  industry,  and  the 
nation's  largest  minority  venture  capital  firm. 

Columbia  Plaza  Associates  is  a  joint  venture  of  the 
Chinese  Investment  Limited  Partnership  (CZLP)  and 
Ruggles-Bedford  Associates,  Inc.  (RBA) .   RBA  holds  a  60% 
interest  in  CPA,  CILP  a  40%  interest.   CILP  is  a  partnership 
that  was  formed  by  the  Chinese  Investments  Group,  Inc.  (CIG) ,  a 
Massachusetts  corporation,  and  the  Chinese  Consolidated 
Benevolent  Association  of  New  England,  Inc.,  also  a 
Massachusetts  Corporation.   CIG  is  the  General  Partner  of  CILP 
and  a  Class-A  Limited  Partner  with  twenty-five  shareholders 
representing  twenty-six  Asian-Americans.   The  Chinese 
Consolidated  benevolent  Association  of  New  England  is  a  Class-C 
Limited  Partner.   A  Class-B  Limited  Partner  classification  has 
been  reserved  by  CILP  for  future  shareholder  expansion  and 
capital  infusion  through  community  investment. 

RBA  is  a  Massachusetts  Corporation  with  Class  A  and  B 
shareholders.   There  are  nine  Class-A  shareholders,  through 


which  ownership  is  distributed  among  twenty  individuals  and 
institutions.   RBA  has  also  sold  Class-B  shares  to  community 
residents  to  raise  additional  capital  and  expand  its  investor 
base.   RBA  plans  to  offer  an  opportunity  for  additional  equity 
investments  in  RBA  which  wjLll  include,  among  other  offerings, 
an  offer  of  equity  participation  to  Parcel  IS's  four  signatory 
CDC • s . 

CPA  represents  individuals  and  institutions  that  have  ■ 
distinguished  themselves  by  their  entrepreneurial  success, 
especially  in  the  real  estate  development  sector;  commitment  to 
MBED  as  exhibited  by  the  institutions  that  they  work  through; 
and  on-going  community  involvement  manifested  through  their 
leadership  and  support  of  their  respective  communities  and  the 
city's  major  social  service  and  philanthropic  organizations. 

CPA's  philosophy  reflects  the  reality  of  what  we  have 
all  seen  happening  in  the  urban  redevelopment  sector  over  the 
past  six  years.   Federal  funds  are  dwindling,  state  funds  are 
limited,  and  the  private  sector  is  assuming  a  more  dominant 
role.   Boston  is  a  clear  example  of  this  phenomenon.   Our  city 
has  suffered  the  same  federal  cutbacks  as  other  cities.   We 
prosper,  however,  because  private  industry  has  decided  that 
this  is  where  they  want  to  be.   The  challenge  facing  the  city 
is  how  to  leverage  that  opportunity  without  burdening  it  so 
much  that  it  disappears.   Boston's  answer  to  this  problem  is 
parcel-to-parcel  linkage.   However,  the  BRA  cannot  implement 
this  concept  alone.   The  concept  can  only  be  implemented  in 


conjunction  with  Boston's  private  sector,  because  it  possesses 
the  necessary  resources. 

CPA  was  organized  because  the  minority  members  of 
Boston's  private  sector  want  to  malce  sure  that  the  ripple 
effects  projected  by  the  -linkage  -concept  actually  take  place 
and  that  our  communities  participate  in  the  benefits.   We  are 
dedicated  to  making  this  happen  because  we  know  that  as  long  as 
our  communities  do  not  prosper,  we  cannot  prosper.   If  we  are 
serious  about  improving  the  urban  quality  of  life  for  our 
families  and  friends,  there  must  be  an  upgrade  for  all  members 
of  the  community,  not  just  our  close  circle  of  friends.   As 
entrepreneurs,  what  is  good  for  the  community  is  good  for  us, 
and  if  we  do  not  build  and  strengthen  our  community,  our 
individual  achievements  and  efforts  will  be  insignificant. 
Through  the  majority  developer  selection  process,  CPA  has  come 
to  believe  that  Metropolitan  Structures  is  firmly  committed  to 
these  beliefs. 

Team  Expansion 

In  satisfaction  o£  the  Challenge  Track  requirement  to 
expand  community  participation  in  Columbia  Plaza  Associates 
(CPA),  Ruggles  Bedford  Associates,  Inc.  (RBA)  and  Chinese 
Investment  Limited  Partnership  (CILP)  are  committed  to  take  the 
following  actions: 
Ruqqles-Bedford  Associates,  Inc.  (RBA) 

Subject  to  required  RBA  shareholder  approvals  and  to 
the  requirements  of  federal  and  state  securities  laws,  RBA's 


Board  of  Directors  has  authorized  (A)  the  issuance  of  14,316 
shares  of  its  Class  3  common  stock  at  a  price  of  $30  per  share 
to  be  offered  for  sale  to  Massachusetts  residents  of  those 
groups  who  competed  against  RBA  in  the  RFQ  phase  of  the  Parcel 
to  Parcel  Linkage  Competition  and,  if  such  offering  is  not 
fully  subscribed  by  members  of  those  groups,  then  to  other 
residents  of  the  City  of  Boston  and  (B)  the  issuance  of 
warrants  to  purchase  7,500  shares  of  RBA's  voting  common  stock 
(the  Warrants)  to  each  of  the  four  Parcel  18  signatory 
Community  Development  Corporations  (CDC's).   Each  Warrant  shall 
have  a  purchase  price  of  $75.   The  Warrants  shall  be 
exercisable,  in  whole  or  in  part,  within  a  6-month  period 
commencing  on  the  date  of  issue  of  the  Warrants  at  a  warrant 
purchase  price  of  $16.66  per  share.   RBA  will  cooperate  with 
the  CDC's  efforts  to  obtain  funding  to  exercise  their  stock 
purchase  rights  under  the  Warrants.   If  the  CDC's  either  elect 
not  to  purchase  or  are  otherwise  unable  to  acquire  an  aggregate 
equity  interest  of  10%  in  RBA  through  exercise  of  their  rights 
under  the  Warrants,  RBA  will  offer  the  right  to  purchase  its 
voting  common  stock  to  other  Community  Development  Corporations 
or  community-based  organizations  so  that  these  organizations, 
together  with  the  CDC's  will  own  an  aggregate  equity  interest 
in  RBA  of  at  least  IQ\.      Irrespective  of  any  ownership  interest 
which  the  CDC's  may  obtain  in  RBA,  each  of  the  CDC's  is 
expected  to  participate  in  any  of  the  community  benefit 
programs  associated  with  the  project  for  which  it  is  otherwise 
qualified. 


The  Board  has  also  authorized  the  issuance  and  sale  of 
Warrants  to  each  of  the  existing  nine  Class  A  shareholders  and 
seven  Class  B  shareholders.   A  copy  of  the  resolutions  adopted 
by  the  Board  in  its  meeting  of  March  3,  1988  is  attached  as 
Exhibit  B  and  a  list  of  the  existing  sixteen  shareholders  of 
RBA  is  attached  as  Exhibit  C.   If  at  least  $1,204,980  is  raised 
from  the  purchase  of  stock  by  existing  shareholders  under  the 
Warrants,  then  the  Board  will  release  the  existing  holders  of 
Class  A  stock  from  the  letters  of  credit  given  to  RBA  to  secure 
possible  calls  for  additional  capital  contributions  to  RBA. 

If  all  Warrants  were  exercised  and  all  additional 
Class  B  stock  purchased  as  contemplated,  234,150  shares  of  RBA 
stock  will  be  issued  and  outstanding,  of  which  14,316  shares  of 
Class  B  stock  would  be  owned  by  members  of  the  competing  groups 
or  other  residents  of  Boston  and  30,000  shares  would  be  owned 
by  CDC's. 
Chinese  Investment  Limited  Partnership  (CILP) 

In  the  event  that  additional  monies  must  be  raised  by 
CILP  to  meet  the  capital  requirements  of  its  share  of  CPA's 
venture  with  Metropolitan  Structures,  it  intends  to  offer  and 
sell  Class  B  limited  partnership  interests  to  additional 
members  of  the  Asian-American  community  in  Chinatown.   Subject 
to  all  state  and  federal  securities  laws,  such  interests  will 
be  offered  in  a  manner  to  insure  a  wider  participation  beyond 
the  twenty-six  members  of  the  community  currently  invested  in 
CILP.   A  list  of  current  partners  of  CILP  is  attached  as 
Exhibit  D. 


2.   COMMUNITY  BENEFITS 

Metropolitan  Structures  and  Columbia  Plaza  Associates 
are  jointly  committed  to  a  community  benefits  package  that  is 
structured  as  outlined  below.   The  indicated  amounts  are 
preliminary  and  will  natutally  depend  upon  the  final  urban 
design  of  the  KBE  and  Parcel  13  projects. 

Community  Development  Fund 

MS/CPA  will  contribute  to  the  proposed  Community 

Development  Fund: 

o    Ten  percent  of  the  developer's  fee  to 
be  contributed  jointly  by  MS  and  CPA. 
CPA  will  contribute  one  quarter  and  MS 
three  quarters  of  this  amount,  in 
proportion  to  their  shares  in  the 
developer's  fee.   The  first  phase  of 
Kingston-Bedford-Essex  alone  will 
generate  an  estimated  $360,000,  and  the 
total  contribution  for  KBE  and  Parcel 
13  is  estimated  at  $1,290,000. 

0    Five  percent  of  the  Net  Operating 
Income  of  the  Project  over  twenty 
years.   The  KBE  and  Parcel  13  projects 
together  should  generate  approximately 
$13.6  million  over  the  first  fifteen 
years. 

o    Ten  percent  of  the  Net  Residuals  of  the 
KBE  project  in  the  event  of  a  sale  or 
refinancing.   If  the  entire  KBE  project 
were  sold  in  fifteen  years,  this 
contribution  would  be  an  estimated 
$19.5  million. 

Employment  and  Training 

The  Parcel  to  Parcel  Linkage  Project  will  create  an 
estimated  2,000  construction  jobs,  and  an  estimated  3,000 
permanent  jobs  will  be  supported  by  the  project.   The  gross 
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amount  of  the  Jobs  Contribution  Grant  to  be  generated  by  the 

project  is  estimated  at  $1.4  million.   The  amount  will  be 

shared  equally  by  the  Roxbury  and  Chinatown  communities. 

MS  and  CPA  are  jointly  committed  to: 

0    make  good  5a-ith  efforts  to  achieve  a 

higher  goal  of  employing  minorities  and 
women  than  the  standard  set  by  the 
Boston  Residents  Jobs  Policy, 

o    work  with  the  two  communities  and  the 
Mayor's  Office  of  Jobs  and  Community 
Services  (OJCS)  on  strategies  and  plans 
to  assist  residents  of  the  impact  areas 
to  take  advantage  of  the  job 
opportunities  available  as  a  result  of 
the  linkage  project, 

o    subscribe  to  the  Boston  for  Boston 
Agreement,  and  to 

0    elect  the  Jobs  Creation  Contribution 
option  and  work  with  the  two 
communities  and  OJCS  to  create  job 
training  programs  that  will  meet  the 
needs  of  the  project  and  the  residents 
of  the  impact  areas. 

Challenge  Grants 

MS/CPA  is  prepared  to  make  a  $100,000  challenge  grant 
for  planning  the  programs  to  be  paid  for  by  the  community 
benefits  package,  to  be  shared  equally  by  the  two  communities, 
subject  to  being  matched  on  a  one-for-one  basis  by  public  or 
private  funds. 

MS/CPA  is  prepared  to  make  a  $400,000  challenge  grant 
subject  to  being  matched  on  a  two-for-one  basis  by  public  or 
private  sources,  for  on-the-job  management  training  for 
minority  group  members  in  real  estate  development,  specifically 
tailored  to  the  linkage  project. 
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MS/CPA  will  participate  with  the  BEIA  and  community 

groups  in  the  planning  and  budgeting  process  with  respect  to 
both  of  these  grants. 

Minority  Business  Enterprises 

MS  and  CPA  are  committed  to  the  20%   MBE/wbe 
utilization  goal.   MBE  respondents  to  the  BRA  RFQ  in  1987  have 
been  notified  that  they  will  be  given  an  opportunity  to  submit  . 
proposals  or  bids  when  there  is  a  need  for  the  services  that 
they  provide. 

MS/CPA  is  committed  to  set  aside  a  portion  of  the 
project  space  for  MBE's  at  an  affordable  rent.   MBE's  who 
responded  to  the  BRA  RFQ  in  1987,  and  displaced  and  local 
merchants  will  be  given  priority  in  occupying  such  space. 

MS/CPA  will  cooperate  fully  with  the  Governor's  Office 
of  Economic  Development  on  programs,  such  as  the  incubators 
program,  that  would  provide  assistance  to  minority 
entrepreneurs  to  start  up  businesses. 

Child  Care 

MS  and  CPA  are  jointly  committed  to  the  provision  of 
child  care  facilities  in  the  KBE  and  Parcel  13  sites  for  a 
total  of  200  children.   In  the  event  that  an  on-site  facility 
is  not  feasible  foe  KBE,  a  comparable  facility  will  be  provided 
off-site. 
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Affordable  Housing 

MS  and  CPA  are  jointly  committed  to  elect  the  Housing 
Creation  option,  which  would  allow  the  Net  Present  Value  of  the 
housing  linkage  payments  to  be  contributed  to  housing  creation 
projects  in  the  two  communities  in  accordance  with  a  housing 
creation  plan  to  be  agreed  upon  by  the  communities,  the  BRA, 
the  Boston  Neighborhood  Housing  Trust  and  MS/CPA. 

The  Net  Present  Value  of  the  housing  linkage  for  the 
entire  KBE  project  is  estimated  at  $3.0  million.   For  the 
Parcel  13  project,  it  is  estimated  at  $1.3  million.   The  two 
communities  would  share  the  benefit  equally. 

MS/CPA  has  also  agreed  to  advance  $1  million  of  the 
housing  linkage  payments  upon  execution  of  the  Land  Disposition 
Agreement  with  the  BRA. 
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3 .  COMMUNITY  DEVELOPMENT  FUND 

MS/CPA  will  work  with  the  3RA,  the  Parcel  13* 

Development  Task  Force  and  the  Chinatown-South  Cove 

Neighborhood  Council  to  create  a  Community  Development  Fund. 

MS  and  C?A  have  jointly  committed  to  capitalize  the  Fund  by  the 

following  designated  revenues  from  the  Project: 

0    Ten  percent  of  the  developer's  fee  to 
be  contributed  jointly  by  MS  and  CPA. 
CPA  will  contribute  one  quarter  and  MS 
three  quarters  of  this  amount,  in 
proportion  to  their  shares  in  the 
developer's  fee.   The  first  phase  of 
Kingston-Bedford/Essex  alone  will 
generate  an  estimated  $360,000,  and  the 
total  contribution  for  KBE  and  Parcel 
13  is  estimated  at  $1,290,000. 

o    Five  percent  of  the  Net  Operating 
Income  of  the  Project  over  twenty 
years.   The  KBE  and  Parcel  18  projects 
together  should  generate  approximately 
$13.6  million  over  the  first  fifteen 
years. 

0    Ten  percent  of  the  Net  Residuals  of  the 
KBE  project  in  the  event  of  a  sale  or 
refinancing.   If  the  entire  KBE  project 
were  sold  in  fifteen  years,  this 
contribution  would  be  an  estimated 
$19.5  million. 

It  is  anticipated  that  the  management  of  the  Fund  will 
be  by  a  board  of  trustees  comprised  of  an  equal  number  of 
members  appointed  by  the  BRA,  the  Task  Force,  the  CNC,  and  the 
two  general  partners  of  CPA,  namely  RBA  and  CILP.   The  trustees 
will  be  responsible  for  approving  all  projects  and  investments 
of  the  Fund. 

MS/CPA  is  committed  to  work  with  the  BRA  and  the  two 
communities : 
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0    to  form  the  Board  of  Trustees, 

0     to  draft  the  governing  instruments  of 
the  Trust, 

0    to  define  the  boundaries  of  the  impact 
areas, 

o    to  prioritize  community  needs,  and 

0    to  establish  investment  and  funding 

guidelines . 

MS/CPA  suggests  that  the  BRA  Advisory  Panel  or  a 
designated  subcommittee  may  serve  as  the  forum  to  work  out  such 
issues. 
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4a.   EMPLOYMENT  AND  TRAINING 
Ccr.s  .ruction  Jobs 

MS/CPA  fully  intends  to  comply  with  the  50%  residents, 
25%  minorities,  and  10%  women  employment  standards  required  of 
construction  projects  by -the  Boston  Residents  Jobs  Policy. 
MS/CPA  will  work  closely  with  OJCS,  the  CNC  and  the  Parcel  13+ 
Task  Force  to  formulate  strategies  and  plans  to  reach  into,  and 
recruit  from,  the  two  communities  to  attain  results  beyond  the 
standards.   It  is  estimated  that  the  project  will  create  more 
than  2,000  construction  jobs. 

During  the  Challenge  Track  period,  the  BRA 
Coordinating  Committee's  Subcommittee  on  Employment  and 
Training  met  regularly  and  focused  mainly  on  the  employment  of 
community  members  for  the  construction  jobs  created. by  this 
project.   It  is  recognized  that  more  likely  than  not  a 
construction  project  of  this  size  will  be  a  union  job.   It  is 
also  recognized  that  minorities  and  women  have  to  overcome  many 
barriers  to  get  access  to  union  jobs.   These  barriers  may  not 
necessarily  relate  to  basic  skills  such  as  language  fluency, 
literacy,  mathematics  or  GEO. 

To  overcome  these  barriers,  a  diversity  of  strategies 

and  initiatives  are  required,  such  as: 

o    Working  closely  with  the  unions  to  open 
up  more  apprenticeship  and  other  job 
slots  for  minorities  and  women, 
especially  those  who  are  from  the 
impact  area,  such  as  Southwest  Corridor 
and  Chinatown  residents. 

o    Creating  an  aggressive  outreach, 
education,  advocacy  and  referral 
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program  targeted  at  neighborhood 

residents  to  insure  that 

a.  job  opportunities  and 
apprenticeship  program  openings 
are  disseminated  and 

gualif ications  carefully 
explained,  through  job  bulletins, 
monthly  newsletters,  and  on-site 
clearinghouses,  and  that 

b.  applicants  receive  proper 
counseling  and  follow-up  services 
so  that  results  can  be  monitored. 

0     Identifying  public  and  private  funding 
sources  for  existing  training  programs 
that  would  expand  their  capacity  to 
train  more  people  for  the  job 
opportunities  created  by  this  project. 

MS/CPA  is  committed  to  work  with  the  appropriate  public 
agencies  and  community  groups  to  further  formulate  and 
implement  these  and  other  strategies. 

MS/CPA  requests  that  the  BRA's  Tentative  Designation 
document  provide  for  the  early  occupancy  of  the  Parcel  18  site 
so  that  an  on-site  clearinghouse  may  be  established.   A  similar 
arrangement  will  also  be  made  in  Chinatown  close  to  if  not  on 
the  site. 


Permanent  Jobs 

As  to  the  estimated  3,000  permanent  jobs  supported  by 

the  commercial  space  created,  MS/CPA  subscribes  to  the  Boston 

for  Boston  Agreement  and  will: 

o    pursue  as  a  goal  the  employment  of 
Boston  residents  in  50%  of  the 
workforce  employed  at  the  site,  with 
the  aim  of  achieving  participation  by 
minorities  and  women  in  the  proportion 
they  represent  to  the  City's  population; 
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0    assign  responsibility  to  a  member  of 
the  managemenc  staff  to  act  as  a 
Liaison  specifically  responsible  for 
insuring  compliance; 

o    enter  into  a  First  Source  Agreement 
with  the  Mayor's  Office  of  Jobs  and 
Community  Services  (OJCS)  which 
requires  notification  to  the  City  of 
employment  opportunities  at  the 
development  five  days  prior  to 
announcing  or  advertising  the 
availability  of  such  positions  in  any 
communications  medium  or  with  any 
employment  or  referral  agencies; 

o    notify,  in  writing,  the  tenants  of  the 
goals  of  the  Boston  for  Boston 
Agreement  and  forward  to  them  a  copy  of 
the  Boston  for  Boston  Employment 
Services  Guide; 

o  make  good  faith  efforts  to  encourage 
tenants  to  hire  Boston  residents  for 
new  job  openings; 

o    become  a  signatory  to  the  Boston 
Compact; 

o    participate  in  the  Private  Industry 
Council's  Summer  Jobs  Program;  and 

0    solicit  statistical  information  from 
each  tenant  concerning  the  number  of 
new  employees  and  the  percentage  of 
Boston  residents  hired  during  the 
previous  year. 

MS/CPA  has  jointly  committed  to  elect  the  Jobs 
Creation  Contribution  option  under  Article  263  of  the  Boston 
Zoning  Code  which  allows  the  developer  to  use  its  Jobs 
Contribution  Grant  to  create  a  job  training  program  for  workers 
who  are  or  who  could  be  employed  in  permanent  jobs  at  the 
project.   This  option  requires  the  developer  to  pay  linkage 
funds  into  the  Neighborhood  Jobs  Trust  initially,  until  the 
Jobs  Creation  Proposal  is  approved  by  the  Trust. 
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The  gross  amount  of  the  Jobs  Contribution  Grant 

generated  by  the  Parcel  to  Parcel  Linkage  Project  is  estimated 

at  $1.4  million,  therefore  the  amount  available  for  job 

training  programs  for  each  community  would  be  $700,000.   MS/CPA 

will  work  with  the  CNC  and_  the  Parcel  L3+  Task  Force: 

o    to  compile  a  profile  of  the  types  of 

potential  users  of  the  commercial  space 
and  their  workforce; 

0    to  project  the  number  of  new  job 
openings; 

0    to  assess  the  training  needs  of  the 

communities*  labor  force  to  enable  it 
to  take  advantage  of  the  job  openings; 
and 

o    to  plan  strategies  and  programs  to  meet 
the  training  needs. 

Prior  to  Final  Designation,  MS/CPA  and  the  communities 
will  jointly  submit  to  the  BRA  and  the  Neighborhood  Jobs  Trust 
a  Jobs  Creation  Proposal. 

Challenge  Grant 

In  recognition  of  the  fact  that  minority  group  members 
face  special  difficulties  in  getting  on  a  career  track  in 
management,  MS/CPA  is  prepared  to  make  a  $400,000  challenge 
grant,  to  be  matched  on  a  two-for-one  basis  by  public  or 
private  sources  with  a  stake  in  the  creation  of  such 
opportunities,  for  on-the-job  management  training  for  minority 
group  members  in  real  estate  development,  specifically  tailored 
to  the  Parcel  to  Parcel  Linkage  Project.   MS/CPA  invites  the 


19 


active  involvement  of  C?A,  3RA  and  the  two  communities  in  the 
planning  of  and  recruitr.ent  for  the  training  program. 

4t:.   CHILD  CARE 

MS  and  CPA  have -j-ointly -committed  to  provide  child 
care  facilities  in  the  KBE  and  Parcel  13  sites  for  two  hundred 
children.   However,  hecause  of  the  constraints  present  in  the 
KBE  site,  it  may  not  meet  the  state's  minimum  licensure 
requirement  with  respect  to  open  space.   In  that  event,  a 
comparable  facility  may  be  provided  off-site.   An  alternative 
site  that  might  be  worth  further  investigation  is  Parcel 
R-3/R-3A  at  the  corner  of  Oak  and  Washington  Streets.   Parcel 
S-3/R-3A  is  currently  slated  for  housing  with  up  to  50,000 
square  feet  of  non-residential  use.   It  is  also  within  close 
proximity  to  the  Acorn  Day  Care  Center  operated  by  the  Quincy 
School  Community  Council,  a  community  based  non-profit 
organization. 

MS/CPA  will  work  with  the  Parcel  ia>  Task  Force  and 


the  CNC: 


to  assess  the  extent  of  the  demand  for 
child  care  and  the  availability  of 
services  within  the  community; 

to  plan  the  configuration  of  the 
facilities,  i.e,,  age  mix  and  group 
size,  space  layout,  operating  hours, 
staff  child  ratios,  educational 
vis-a-vis  custodial,  etc.; 

to  determine  the  criteria  and  process 
to  select  service  vendors  to  operate 
the  facilities;  and 

to  monitor  the  day-to  day  operations. 


20 


During  the  Challenge  Track  period,  C?A  has  had  many 

discussions  wi;h  child  care  administrators,  consultants,  and 

community  participants  who  are  knowledgeable  in  the  provision 

of  child  care  service.   C?A  has  learned  that  there  are  many 

issues  surrounding  child  "care  that  are  difficult  to  resolve. 

The  following  is  a  brief  suinraary: 

.0    Many  child  care  centers  in  the  city  are 
operating  at  a  deficit  in  spite  of  the 
fact  that  the  facilities  and  their 
maintenance  are  provided  to  the  centers 
free.   The  cost  of  providing  quality 
care  has  gone  beyond  what  moderate  to 
middle  income  families  can  afford  to 
pay. 

0    Employment  Training  (ET)  Vouchers  and 
Department  of  Social  Service  Contract 
Slots  in  many  cases  do  not  fully  cover 
costs.   Centers  that  serve  a  high  ratio 
of  subsidized  slots,  have  the  most 
difficulties  in  meeting  costs. 

0    In  an  area  where  most  of  the  parents 
depend  on  government  subsidy,  to 
increase  the  number  of  child  care  slots 
without  correspondingly  increasing  the 
amount  of  government  subsidy  targeted 
to  the  area  may  mean  pitting  one  center 
against  the  other  in  the  competition 
for  subsidy.   Eventually  both  centers 
might  fail. 

These  issues  will  be  thoroughly  studied  and  a 
comprehensive  plan  will  be  worked  out  with  the  two  communities 
and  submitted  to  the  BRA  before  Final  Designation. 


4c.   .MINORITY  BUSINESS  ENTERPRISES 

Minority  businesses  have  not  been  lifted  by  the  rising 
tide  of  economic  activities  in  Boston.   As  of  1982,  minority 
enterprises  had  only  minimal  participation  in  Boston's  economy, 
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and  there  is  little  indication  that  the  situation  has  changed 
since  ihen.   Historic  barriers  to  minorities  now  serve  to 
prevent  both  participation  in  the  expanding  economy  and 
development  of  requisite  capacity. 

A  major  objective-of  the-  Parcel  to  Parcel  Linkage 
Project  is  to  provide  opportunities  for  local  community 
residents  and  minority  businesses  to  participate  in  the  wide 
range  of  economic  activities  that  arise  from  the  development 
projects . 

MS/CPA  has  jointly  committed  to  an  MBE  utilization 
goal  of  30%,  and  MS/CPA  will  make  all  reasonable  efforts  to 
attain  that  goal. 

CPA  has  received  a  list  of  24  certified  MBE's  who  have 
responded  to  the  BRA  RFQ  in  1987.   CPA  has  notified  all  the 
respondents  that  they  will  be  given  an  opportunity  to  submit 
proposals  or  bids  when  there  is  a  need  for  the  services  that 
they  provide.   CPA  has  also  requested  that  the  respondents 
submit  a  brochure  or  written  materials  describing  their 
qualifications  and  the  services  that  they  provide. 

MS/CPA  is  committed  to  set  aside  a  portion  of  the 
commercial/retail  space  for  minority  businesses  at  an 
affordable  rent.   The  MBE's  who  responded  to  the  BRA  RFQ  in 
1987  and  displaced  and  local  merchants  will  be  given  priority 
in  occupying  such  space. 

MS/CPA  will  fully  cooperate  with  the  Governor's  Office 
for  Economic  Development  on  programs  such  as  the  incubators 
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program  which  provide  assistance  to  minority  entrepreneurs  to 
scart  up  cheir  own  businesses. 

A  more  detailed  plan  will  be  submitted  to  the  CMC  and 
the  Parcel  13^  Task  Force  for  their  review  prior  to  Final 
Designation. 
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5.  AFFORDABLE  HOUSING 

MS  and  C?A  have  jointly  committed  to  elect  the  Housing 
Creation  Option  to  fulfill  their  linkage  requirements  under 
Article  25  and  26A  of  the  Boston  Zoning  Code. 

By  electing  the  Housing  Creation  Option,  MS/CPA  will 
contribute  the  Net  Present  Value  (NPV)  of  the  Housing  Exaction 
Payments  to  the  creation  of  housing  affordable  to  low  and 
moderate  income  households  under  the  Housing  Creation 
Regulations  instead  of  making  such  payments  to  the  Neighborhood 
Housing  Trust.   The  NPV  for  the  entire  KBE  project  is  esti.mated 
at  $3.0  million.   The  NPV  for  Parcel  13  is  estimated  at  $1.3 
million.   Each  community  would  have  an  estimated  $2.4  million 
to  create  affordable  housing. 

While  the  Housing  Creation  Regulations  require  the 
developer  to  contribute  the  NPV  of  the  linkage  payments  upon 
issuance  of  the  construction  permit  for  the  project,  MS/CPA  has 
agreed  to  make  a  $1  million  advance  upon  execution  of  the  Land 
Disposition  Agreement. 

During  the  Challenge  Track  period,  CPA  has  worked  with 
the  Task  Force  and  CNC  to  formulate  housing  creation  strategies 
for  the  two  communities.   The  following  summarizes  the  current 
approach  for  each  community. 

Chinatown 

As  a  result  of  the  joint  efforts  of  the  CNC  and  the 
BRA,  a  Chinatown  Community  Plan  is  being  developed.   The 
housing  plan  calls  for  community  support  of  downtown 


24 


developments  that  will  create  affardable  housing  in  and  arcund 
Chinatown  through  the  Housing  Creation  Option  provided  in  the 
City's  linkage  policy.   It  also  calls  for  the  community's 
active  support  for  the  3RA's  plan  to  build  500  units  on  the 
remaining  four  publicly  owned  parcels  in  Chinatown  within  the 
next  five  years. 

One  of  the  four  publicly  owned  parcels  is  Parcel 
R-3/R-3A  which  could  provide  a  rninimum  of  220  units  of  housing 
and  up  to  50,000  square  feet  of  retail,  office,  and  community 
service  space.   The  BRA  has  drafted  a  Request  for  Proposal  for 
the  parcel  which  is  being  reviewed  by  the  community.   It  is 
anticipated  that  MS/CPA  will  contribute  Chinatown's  portion  of 
the  linkage  payments  to  this  project. 

MS/CPA  is  committed  to  work  with  CNC  to  come  up  with  a 
Housing  Creation  Proposal  that  is  acceptable  to  the  3RA  and  the 
City's  Neighborhood  Housing  Trust  to  be  submitted  before 
MS/CP.^'s  Final  Designation. 

Roxbury 

As  the  development  plan  for  Parcel  22,  which  is 
adjacent  to  Parcel  13,  has  become  mature,  there  seems  to  be  a 
consensus  that  the  production  of  housing  on  Parcel  13  itself 
may  be  waived  in  favor  of  more  commercial  use  that  would 
produce  more  jobs  for  members  of  the  community.   In  lieu  of 
housing  on  site,  the  community  is  considering  the  possibility 
that  housing  linkage  may  be  better  used  to  leverage  affordable 
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units  in  housing  developments  being  planned  on  other  public 

parcels  within  the  communit/. 

In  Roxbury,  there  is  a  large  supply  of  vacant, 

publicly  owned  land  suitable  for  housing  development,  and 

therefore  many  options  es-i5t  for -the  use  of  the  linkage  funds 

generated  by  the  Parcel  to  Parcel  Linkage  Project.   The 

following  are  provided  as  suggestions  and  will  be  subject  to 

more  intensive  discussions  with  the  Parcel  la-t-  Task  Force  and 

its  Subcommittee  on  Housing  before  any  plan  can  be  formula-ed 

and  implemented: 

0    The  housing  creation  funds  can  be 

targeted  to  Parcel  22,  to  provide  a 
higher  level  of  af fordability  for  the 
housing  units  to  be  built  there.   The 
Parcel  22  Request  for  Proposal  has  been 
drafted  and  is  in  the  City  Council 
pending  approval  of  the  transfer  of  the 
land.   The  RFP  calls  for  150-200  units 
of  housing. 

o    Another  alternative  is  Parcels  F3-A  and 
F-3B,  located  at  the  intersection  of 
Washington  Street  and  Martin  Luther 
King  Boulevard  and  Parcel  R-14,  located 
at  the  intersection  of  New  Dudley 
Street  and  Elrawood  Place.   The  planning 
for  these  two  sites  must  be  conducted 
in  conjunction  with  the  Roxbury 
Neighborhood  Council's  efforts  in 
developing  a  comprehensive  plan  for 
Roxbury  land. 

o    As  a  third  alternative,  the  housing 
creation  funds  may  be  targeted  to 
"pipeline"  housing  developments  that 
are  being  planned  or  developed  and  are 
in  need  of  additional  funds  to  cover 
financing  gaps. 

MS/CPA  is  committed  to  work  with  BRA,  Parcel  13-^  Task 

Force  and  its  Subcommittee  on  Housing  to  formulate  a  strategy 

to  target  the  linkage  funds  and  to  develop  a  Housing  Creation 
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Plan  that  is  acceotable  to  the  3RA  and  the  Meighborhood  Housing 


TUSt 


-  <-,-.  w 


oe  suomi' 


:sd  before  MS/C?A's  Final  Designation. 
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6.   UHSA:!  design 

Ir.  October  1?3",  an  'Jrcan  Desirr.  Adviscry  ?  =  r.el  "JCA?) 

ccr.sistir.g  c:  tr.e  fcllcwir.g  T.e.Tiers  vas  estacliir.ed  iy  C?A  tc 

ravisw  rr.e  Challenge  Traci<  Urcan  Design  requirerr.ents  ir.i    zc 

reccTjrend  densi-y,  height,  massing,  pedestrian  a.r.enities, 

access  and  circulation  and  parking  issues.   The  .T.err.ters  are: 

Yu  Sing  Jung,  Jung/3rannen  Associates, 
Inc. ,  Chairman 

David  Lee,  Stull  i  Lee 

Edward  Tsoi,  TKSA 

Edward  Brice,  C?A  Design  Committee 

Chung  Lee,  Canon  Boston  Inc. 

Between  November  9,  19  37  and  January  19,  19  3  3  the  "DAJ 

conducted  nine  meetings  and  has  invi-ed  the  participation  zz 

me.mcers  of  The  BRA  staff,  MBTA  and  its  consultant.  Parcel  13- 

Task  Force,  Chinatown/South  Cove  Neighborhood  Council,  and 

reviewed  all  available  information  and  Challenge  Track 

require.ments  including: 

0    Site  and  geotechnical  data  of  Parcel  13 

0    Parcel  13+  Draft  Environmental  Impact 
Report 

o    Kingston-Bedf ord/Essex  Street  Draft 
Environmental  I.mpact  Report 

0    Essex  Street  widening  alignment  scheme 

0    Preliminary  massing  and  circulation 
studies 

•MS/CPA  intends  to  review  the  recommendations  of  wTA? 

and  to  incorporate  market  studies  to  formulate  the  Venture's 
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development  program  and  thereafter  to  submit  a 
design/development  concept  subsequent  to  tentative  designation. 

The  preliminary  developm.ent  concept  for  the 
Kingston-3edf ord/Zsses  parcel  is  based  on  a  total  site  area  of 
65,097  of  (incorporating  additional  19,223  of  of  site  area, 
representing  parcels  C,  D  &  E  as  shown  on  Fig.  1).   The  site 
area  excludes  Columbia  Street,  but  includes  net  site  areas 
created  by  the  proposed  alignment  for  Essex  Street  widening  as 
currently  planned  by  the  City  of  Boston. 

MS/CP.ai  recognizes  the  importance  of  creating  new  urban 
environments  on  the  edge  of  Chinatown  and  in  Roxbury.   It  is 
fundamental  for  a  thriving  business  sector  to  project  an  image 
of  prosperity  in  a  new  urban  environment  in  proper  context  with 
the  neighborhood's  and  the  city's  urban  landscape. 

MS/CPA  proposes  to  adhere  to  the  general  principles  of 
the  Challenge  Track  guidelines,  which  will  be  compatible  with 
the  objectives  of  the  economic  development  of  both  communities 
and  will  protect  the  environmental  qualities  and  the  character 
of  the  city's  neighborhoods. 

Kinqston-Bedf ord/Essex  Street  Development  Concept 

The  Kingston-Bedford/Essex  Street  parcels  lie  in  the 
crossroads  of  the  Essex  Street  development  corridor  and  are  the 
direct  link  between  Boston's  financial  district  and  the 
Chinatown  neighborhood.   The  challenge  for  these  parcels  is  to 
design  a  development  that  utilizes  to  best  advantage  their 
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excellent  location  while  niinimizing  the  negative  impacts  on  -he 
ne  ighco  chocd . 

Phased  reveloorn.ent 

The  matrix  below  indicates  the  currently  anticipated 
phasing  and  use  of  the  Kingston-Bedford/Essex  Street  site,  and 
is  subject  to  further  study. 

RETAIL       COMMERCIAL    TOTAL  PARKING 

PHASE  I     3,000       500,000      503,000  sf     200  car 

garage  • 

PHASE  II   27,000        450,000      477,000  sf     500  car 

garage  * 

TOTALS:    35,000       950,000      985,000  sf     700  cars  « 

•   Assumes  public  parking  structure  to  be  built  by 
public  agencies. 

Kingston-Bedford  Block:   Parcel  Areas 

Square  Feet 

Parcel  A  27,426 

Parcel  B  19,443 

Parcel  C  7,625 

Parcel  D  7,216 

Parcel  E  4,337 

TOTAL  66,097   Excluding  Columbia  Street 

Maximum  buildable  area  at  FAi?  15  ■  66,097  sf  x  15  ■  991,455  sf 

Parcel  18  Development  Concept 

We  envision  Parcel  13  as  a  four-phase  development 
mixing  commercial,  retail,  hotel  and  parking  uses.   All  phases 
of  the  development  and  all  uses  of  the  site  should  maximize  the 
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potential  for  interaction  between  the  land  uses  and  the 
presence  of  the  new  subway  station. 

The  matrix  below  indicates  the  currently  anticipated 
phasing  and  use  of  the  Parcel  13  site,  and  is  subject  to 
further  study. 


Phased  Development 


RETAIL 

PHASE  r 

35,000 

PHASE  II 

PHASE  III 

PHASE  IV 

TOTALS : 

35,000 

s.f  . 

HOTEL       TOTAL      PARKING 


350,000  335,000    300* 

165,000  sf  165,000 
(250  rooms) 

300,000  300,000 

300* 

650,000    165,000  sf  350,000    600* 
s.f.     (250  rooms)      s.f.    cars 


•  Assumes  public  parking  structure  to  be  built  by  public 
agencies . 
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7.   PROJECT  FIMANCING 

MS/CPA  believes  there  are  two  key  elements  that  will 
lead  to  viable,  fiaanceafale  projects  at  both  :<i.igston-3edf ori 
and  at  Parcel  13.   First,  detailed  study  and  analysis  of  design 
alternatives  will  allow  us  to  choose  solutions  which  carefully 
weigh  market  attractiveness  against  cost  effectiveness. 
Second,  a  thorough  knowledge  of  the  KBE  and  Parcel  13  markets 
will  permit  us  to  evaluate  the  most  timely  delivery  for  the 
product  we  will  be  creating  for  those  markets.   Thorough 
understanding  of  these  elements  is  critical  in  going  to  the 
marketplace  to  finance  both  projects  and  will  help  insure  that 
the  projects  are  not  just  built,  but  built  successfully  as  soon 
as  feasible.   The  success  we  hope  to  achieve  as  a  result  of 
this  disciplined  approach  is  consistent  with  the  mutual  goal  of 
the  BRA  and  MS/CPA  of  maximizing  both  direct  and  indirect 
benefits  to  the  neighboring  communities. 

Private  Investor  Interest/Proposed  Nature  and  Source  of 
Financing 

MS/CPA  fully  expects  that  upon  completion  of  the 
development  and  design  concepts  for  Kingston-Bedford  and  Parcel 
13  we  will  begin  general  discussions  of  financing  alternatives 
for  the  various  phases  of  each  with  a  wide  range  of  potential 
investors . 

In  addition  to  well  thought  out  design  concepts  and 
market  strategies,  the  key  factors  financial  institutions  use 
in  judging  the  risk  and  likelihood  of  success  of  a  project  are 
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the  Level  of  experience  and  the  financial  strength  of  the 
developer.   We  feel  that  Metropolitan  Structures'  position  as 
the  majority  partner  of  the  development  team  will  help  provide 
the  Parcel  to  Parcel  project  with  the  development  experience 
and  financial  resources  to  work  effectively  towards  securing 
financing  that  will  help  ensure  successful  development  at  both 
locations . 

While  the  past  is  an  indication  that  Metropolitan 
Structures  has  used  a  wide  variety  of  arrangements  and  sources 
to  finance  its  projects  the  firm  continually  explores 
alternative  sources  of  capital.   This  process  always  considers 
that  Metropolitan  Structures  development/investment  philosophy 
is  to  create  and  realize  value  over  the  long  term.   This  leads 
to  a  bias  to  arrange  financing  that  will  preserve  that  value  to 
as  great  an  extent  as  possible. 

Since  the  exact  form  of  financing  the  project  cannot 
yet  be  determined,  we  feel  that  the  two  attached  (Exhibit  E) 
indications  of  interest  are  illustrative  of  the  potential  that 
will  exist  in  the  marketplace  at  the  appropriate  time.   The 
first  is  from  Citicorp  Real  Estate  Inc.,  which  has  the  capaci-y 
to  play  the  role  of  either  direct  construction/mini-perm  lender 
or  as  financial  intermediary  through  its  network  of  foreign  and 
domestic  financial  institutions.   The  other  is  from 
Metropolitan  Life  Insurance,  which  has  been  an  active 
participant  in  the  Boston  market  and  which  traditionally  has 
the  ability  to  structure  mortgage  and  equity  financing  packages 
or  combinations  thereof. 
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P.eli  5 r.ce  cr.  Pus'.ir  ~ir.ar.ci  al  Par*  icicazicr. 

■^^o  ••^'**^c*S'^  '/a^  —  ■•'"a  i^slisv^s  "i*. a*  ^..,*"-—  fir. ar. cisl 
succo'-  will  is  recuired  fcr  -c-i".  K3£  a.id  Parcal  13.   Ar  z.".--£ 
cci.".",  ."^S/C?A  s.ivi s ic.ts  t."e  r.aturs  of  such  public  fi.iar.c.al 
?ar*ici?aticn  will  relate  to    site  asserr^ily  ar.d  sucsurface 
garage  prcvisicis  at  K3E  ar.d  to  a  nominal  ground  lease, 
subsurface  garage  provisions  and  the  3RA  soft  second  -crtgage 
(funded  by  K3E  land  sale  proceeds)  at  Parcel  13.  y.S/Z?.\ 
expects  to  further  analyze  both  these  and  other  sources  :: 
public  financial  support,  as  appropriate,  as  the  final  ocr.cact 
for  the  project  moves  toward  completion.   MS/CP.A  expects  that 
this  will  be  part  of  an  ongoing  process  with  the  3RA,  the  City 
and  the  State  and  will  be  resolved  as  the  projects  reach  the 
final  designation  stage. 

Financial  Projections 


The  attached  financial  projections  are  based  on  the 
development  and  community  benefits  programs  described  in  the 
earlier  sections.   It  should  be  noted,  however,  that  with 
respect  to  Parcel  13  the  financial  projections  reflect  t.-.e 
entire  development  program  to  be  for  commercial  and  retail 
uses.   While  the  Urban  Design  description  (Section  5)  indicates 
that  a  hotel  is  currently  anticipated,  this  aspect  of  the 
project,  especially  the  financial  analysis,  will  require 
further  study  and  more  detailed  information  in  order  to  present 
a  .T.eaningf ul  development  proforma. 
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Kinqstjn-Bedf ord/Sssex 

The  profocmas  for  the  Kingston-Bedford/Essex  project 

assume  a  two  phase  development  and  are  based  on  a  total 

development  program  of  approximately  920,000  rsf  of  commercial 

space,  35,000  rsf  of  retail  space,  and  a  700-car  parking 

garage.   The  proformas  assume  that  the  Kingston-Bedford/Essex 

site,  including  the  intervening  parcel,  is  made  available  at  a 

cost  of  $20  million,  and  that  there  is  no  cost  to  the  venture 

to  build  the  parking  garage.   Based  on  this  structure,  it  is 

estimated  that. the  venture's  cost  for  both  phases  of  the  KBE 

project  will  be  approximately  $260  million,  of  which 

approximately  $25.3  million  would  be  provided  by  the  venture's 

equity.   A  summary  of  assumptions  for  each  KBE  proforraa  is 

attached  as  Exhibit  F,  together  with  the  projections  for  each, 

which  indicate  the  following: 

o    Budget  (page  1)  -  indicates  the  total 
cost  of  each  phase  including  operating 
deficits  through  breakeven. 

o    Linkage  Payments  (page  2)  -  indicates 
both  the  housing  and  jobs  linkage 
generated  by  each  phase  on  both  a 
discounted  (assume  3.5%  discount)  and  a 
non-discounted  basis. 

o    Cash  Flow  Detail  (page  3)  -  based  on 

the  previous  assumptions,  this  schedule 
indicates  the  annual  cash  flow 
estimated  to  be  generated  by  each  phase. 

o    Community  Development  Fund  (pages  4  and 
5)  -  the  first  of  these  schedules 
indicates  the  estimated  amounts  paid  to 
the  NDB  from  project  operations.   The 
amounts  reflected  are  based  on 
comparing  5%  of  NOI  to  the  project's 
cash  flow  after  a  return  on  the  total 
cost  of  the  project.   The  second 
schedule  reflects  the  10%  of  net 
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residual  to  ce  paid  into  the  SDB  upon 
the  assur.ed  sale  of  tne  ?ro:ect  at  the 
end  of  the  15 tn  year. 

Parosl  13 

The  oroformas  for  the  Parcel  13  project  are  cased  on 

total  development  of  approximatelv  790,000  rsf  of  ccrrirerc. al 

space,  35,000  rsf  of  retail  space  and  parking  for  500  cars. 

The  oroformas  assume  that  the  land  is  subject  to  a  nominal 

ground  lease,  that  there  is  no  cost  to  the  venture  to  build  tne 

parking  garage,  and  that  financing  includes  a  515  million 

interest-free  "soft"  second  mortgage  which  is  provided  by  the 

BRA  out  of  the  proceeds  from  the  venture's  purchase  of  the  X3E 

site.   Based  on  this  structure,  it  is  esti.mated  that  the 

venture's  cost  for  both  phases  will  be  approximately  $155.5 

million  of  which  approximately  S20.5  million  would  be  provided 

by  the  venture's  equity.   A  summary  of  assumptions  for  eacn 

Parcel  13  proforma  is  attached  as  Exhibit  G,  together  witn  tr.e 

projection  for  each,  which  indicate  the  following: 

o    Budget  (page  1)  -  indicates  the  total 

cost  of  each  phase,  including  operating 
deficits  through  breakeven. 

o    Linkage  Payments  (page  2)  -  indicates 
both  the  housing  and  jobs  linkage 
generated  by  each  phase,  on  both  a 
discounted  (assume  3.5%  discount)  and  a 
non-discounted  basis. 

o    Cash  Flow  Detail  (page  3)  -  based  on 

the  previous  assumptions,  this  schedule 

indicates  the  annual  cash  flow 

esti.mated  to  be  generated  by  each  phase. 

o    Community  Development  Fund  (page  4)  - 

indicates  the  esti.mated  amounts  paid  to 
the  .MDB  from  project  operations.   The 
amounts  reflected  are  based  on 
comparing  5k   of  SOI  to  the  project's 

cash  flow  after  a  return  on  the  total 
cost  of  the  project. 
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Exhibit  A  -  MS/CPA  Letter  of  Intent 


March  8,  1988 


Columbia  Plaza  Associates 
Boston  Bank  of  Commerce  Building 
110  Tremont  Street 
Boston,  Massachusetts   02109-1184 

Attn:   Messrs.  Paul  K.  Chan 

Ronald  A.  Homer 


Gentlemen: 

Pursuant  to  our  recent  meetings  Metropolitan  Structures, 
an  Illinois  general  partnership  ("Structures*)  and  Columbia  Plaza 
Associates,  a  Massachusetts  general  partnership  ("Columbia") 
intend  to  form  a  joint  venture  ("Venture")  for  the  purpose  of  land 
development  in  Boston,  specifically  the  Parcel-to-Parcel  Linkage 
Project  1  as  outlined  in  our  proposal  submitted  to  you  under  cover 
letter  from  Harold  S.  Jensen  dated  February  3,  1988  ("Proposal"). 

The  purpose  of  this  letter  is  to  outline  the  major 
business  points  to  be  included  in  the  Joint  Venture  Agreement 
("Venture  Agreement")  between  Columbia  and  Structures. 

The  major  terms  include  the  following: 

1.  Venturers.   The  venturers  will  be  Columbia  and 
Structures. 

2.  Ownership  Interests.   Columbia  and  Structures  each 
will  own  a  fifty  percent  interest  in  the  Venture,  subject  to 
modification  as  set  forth  below. 

3.  Initial  Capital  Account  Credit.   Columbia  will 
receive  an  initial  capital  account  credit  of  $1,500,000  upon  the 
execution  by  the  Venture  of  a  Land  Disposition  Agreement  and  any 
other  documentation  required  with  the  Boston  Redevelopment 
Authority  ("BRA"),  the  City  of  Boston,  the  Commonwealth  of 
Massachusetts,  or  any  other  public  or  governmental  agencies,  so 
that  the  Venture  becomes  the  developer  under  the  Parcel-to-Parcel 
Linkage  Project  1. 


4.  Additional  Capital.   Structures  win  make  capital 
contributions  to  the  Venture  in  an  amount  not  to  exceed  $1,500,000 
as  required  for  the  Venture's  needs.   Such  needs  shall  include 
costs  as  follows: 

(a)  costs  incurred  by  Columbia  on  and  after  the  date 
the  Challenge  Track  began,  being  October  12,  1987  (such  costs 
shall  be  paid  to  Columbia  within  7  days  after  mutual  execution  and 
delivery  of  the  Venture  Agreement);  and 

(b)  costs  incurred  by  Structures  on  and  after  the 
date  of  tentative  designation  by  the  BRA. 

For  purposes  hereof,  costs  incurred  prior  to  the  date 
hereof  may  have  included  overhead  and  profit  related  to  the 
Venture,  however,  costs  incurred  by  Columbia  and  Structures  on  and 
after  the  date  hereof  shall  specifically  exclude  such  overhead  and 
profit.   Once  the  $1,500,000  has  been  spent,  Columbia  and 
Structures  each  will  invest  an  additional  $2,500,000  in  cash  as 
additional  capital  contributions.   Thereafter,  any  additional 
required  capital  will  be  funded  by  the  partners  in  proportion  to 
their  ownership  interests.   However,  if  Columbia  is  unable  to  fund 
its  share  after  its  first  $2,500,000  in  cash  contributions. 
Structures  will  lend  such  funds  to  Columbia  and  Columbia's 
ownership  percentage  will  not  be  reduced  as  a  result  of  the 
failure  to  make  contributions  which  are  loaned  by  Structures. 
These  loans  will  bear  interest  at  5%  over  the  construction  loan 
rate  or  the  mortgage  rate  whichever  is  then  or  first  becomes  in 
place  or,  if  no  financing  is  put  in  place,  then  at  5%  over  the  FNB 
rate,  as  hereinafter  defined,  and  will  be  non-recourse  to  the 
partners  of  Columbia.   However,  the  loans  will  be  secured  by 
Columbia's  interest  in  the  Venture  and  will  be  repaid  from 
Columbia's  share  of  the  Venture  cash  flow  from  whatever  source, 
including  operations,  sales  or  refinancing.   At  Columbia's  option, 
Columbia  may  elect  to  reduce  the  interest  rate  on  these  loans  by 
reducing  its  ownership  percentage  in  the  Venture.   If  Columbia 
elects  to  reduce  its  ownership  percentage  to  the  minimum  30% 
level,  the  interest  will  be  1%  over  the  applicable  mortgage  or 
construction  loan  rate.   If  Columbia  elects  any  ownership  interest 
between  30%  and  50%,  the  interest  rate  will  drop  one-fifth  of  one 
percent  for  each  one  percentage  decline  in  ownership  percentage. 
The  reduction  of  the  interest  rate  shall  be  effective  as  of  the 
date  on  which  the  election  to  reduce  ownership  percentage  is 
made.   The  "FNB  rate"  as  used  herein  shall  mean  the  corporate  Base 
Rate  of  interest  (sometimes  referred  to  as  the  "prime  rate") 
charged  by  The  First  National  Bank  of  Chicago  announced  from  time 
to  time.   If  the  Venture  Agreement  is  never  executed,  Columbia  and 
Structures  shall  each  bear  their  own  costs. 

5.  Failure  to  Make  Required  Capital  Contributions.   If 
Columbia  fails  to  make  any  required  capital  contribution  (other 
than  those  for  which  Structures  has  committed  to  lend  funds  if 
required)  or  Structures  fails  to  make  a  required  capital  contri- 
bution, there  will  be  a  provision  which  allows  the  non-defaulting 


venturer  to  loan  the  money  to  the  defaulting  venturer  and/or  inaXe 
the  capital  contribution  for  the  defaulting  venturer  and  reduce 
the  defaulting  venturer's  ownership  percentage. 

6.  Venturers'  Obligations. 

(a)  Although  the  Venture  will  attempt  to  obtain 
financing  on  a  fully  non-recourse  basis,  if  required  Structures 
will  provide  completion  guaranties  on  behalf  of  the  Venture  up  to 
20\  of  the  construction  loaiis.   Fo.r  making  those  guaranties. 
Structures  will  receive  a  fee  of  2^  per  annum  on  the  amount  of  the 
guaranties  outstanding  from  time  to  time. 

(b)  The  Venture  intends  to  undertake  the  development 
of  both  the  Kingston-Bedford/Essex  and  Parcel  18  sites  on  a 
comprehensive  basis.   Each  site  will  be  developed  on  a  phased 
basis.   However,  in  the  event  that  Structures  deems  that  it  is  not 
economically  feasible  to  continue  with  a  particular  phase  of  the 
development  of  either  site.  Structures  shall  not  have  an 
obligation  to  fund  its  share  of  any  cash  requirements  and 
Structures  shall  no  longer  be  obligated  to  fund  Columbia's  share 
of  cash  requirements.   In  such  an  event,  Columbia  shall  have  the 
right  to  acquire  Structures'  total  position  in  that  particular 
phase  of  the  project  which  Structures  has  deemed  infeasible  to 
continue,  upon  terms  which  remain  to  be  negotiated. 

(c)  Columbia  and  Structures  shall  have  joint 
responsibility  for  dealing  with  neighborhood  groups,  public 
authorities  and  others  on  issues  of  design,  land  use,  community 
benefits  and  related  matters.   Necessary  third-party  consultants 
shall  be  approved  and  paid  by  the  Venture.   Neither  Columbia  nor 
Structures  will  be  reimbursed  for  these  supervisory  and  coordinat- 
ing services  except  through  their  shares  of  the  developer's  fee. 

7.  Structures'  Services.   Structures  will  provide  con- 
struction management,  marketing,  leasing  and  property  management 
services  for  the  Venture.   As  part  of  the  construction  management 
services,  upon  completion  of  the  design,  if  Structures  is  the 
general  contractor  Structures  will  provide  the  Venture  with  a 
guaranteed  maximum  price  construction  contract  with  a  savings 
sharing  clause.   Such  construction  contract  may  be  with  Structures 
as  the  general  contractor  but  competitive  bids  will  be  taken  en 
all  significant  subcontracts.   Fees  to  be  paid  to  Structures  for 
construction  management,  marketing,  leasing  and  property 
management  will  be  consistent  with  fees  paid  in  the  Boston  area 
for  comparable  services  and  will  be  subject  to  approval  by 
Columbia.   If  Structures  is  the  general  contractor,  it  shall  not 
receive  a  separate  construction  management  fee  and  the  savings 
sharing  clause  of  the  general  construction  contract  shall  be 
subject  to  the  approval  of  the  venturers. 

a.  Developer's  Fee.  The  developer's  fee  will  be  4\  of 
the  total  cost  of  development  and  will  be  shared  25%  by  Columbia 
and  75\  by  Structures.   Columbia  may  withdraw  its  share  of  the 


developer's  fee  or  elect  to  contribute  its  share  to  the  Venture  to 
repay  loans  or  meet  capital  calls.  The  developer's  fee  will  cover 
Structures'  and  Columbia's  off-site  overhead  and  profit  during  the 
development  period,  and  the  salaries  of  executives  of  either 
partner.  However,  to  the  extent  they  are  provided  for  in  a  budget 
agreed  upon  by  Structures  and  Columbia,  travel  and  living  costs 
while  on  the  job  site  will  be  job  costs  and  will  not  be  covered  by 
the  developer's  fee. 

9.   Management.   Overall  management  will  be  directed  by  a 
Management  Committee  consisting  of  two  representatives  each  from 
Columbia  and  Structures.   These  representatives  must  have  authority 
to  act  for  their  respective  organizations.   All  Major  Decisions 
will  require  the  approval  of  the  majority  of  the  Management 
Committee.   If  Structures  is  required  to  lend  Columbia  funds  to 
enable  Columbia  to  make  its  equity  contribution.  Structures  will 
have  the  final  determination  on  all  Major  Decisions.   If 
Structures  has  outstanding  construction  loan  guaranties, 
Structures  will  have  the  final  determination  on  all  Major 
Decisions  relating  to  the  phase  for  which  the  construction  loan 
guaranties  have  been  made,  if  in  Structures'  reasonable  judgment 
such  Major  Decisions  effect  the  security  of  such  loan.   All  of 
these  matters  however,  in  the  event  of  an  impasse,  will  be 
discussed  by  the  Management  Committee  and  only  if  consensus  can 
not  be  reached,  will  Structures  be  able  to  use  this  right.   The 
Management  Committee  will  receive  in  a  timely  manner  important 
memoranda,  reports,  budgets  and  other  documents  that  will  enable 
them  to  remain  informed  on  the  status  and  progress  of  the  work, 
and,  in  turn,  to  inform  on  a  timely  basis  their  respective 
organizations.   They  will  attend  regular  meetings,  which,  except 
where  it  is  impracticable,  shall  be  held  in  Boston. 

10.  Major  Decisions.   Major  Decisions  shall  include,  but 
not  be  limited  to,  hiring  of  architects,  engineers,  attorneys  and 
other  professional  consultants;  approval  of  project  design; 
approval  of  contracts  for  construction  management,  construction, 
marketing,  leasing  and  property  management;  determination  of 
accounting  and  tax  policies;  approval  of  major  leases;  purchase  or 
sale  of  real  estate;  financing  or  refinancing  of  real  estate  or 
the  Venture;  and  approval  of  the  selection  of  the  senior  on-site 
manager. 

11.  Managing  Venturer.   Structures  will  be  Managing 
Venturer  responsible  for  day  to  day  activities  and  the  implementa- 
tion of  Management  Committee  decisions. 

12.  Terra  of  Venture.   The  Venture  shall  continue  so  long 
as  the  Venture  has  any  obligations  under  agreements  with  the 
Boston  Redevelopment  Authority,  the  City  of  Boston,  the 
Commonwealth  of  Massachusetts,  or  any  other  public  or  governmental 
agencies,  and  so  long  as  the  Venture  owns  any  property. 

13.  Allocations  and  Distributions.   Profit  and  loss  and 
distributions  of  cash  shall  be  made  in  accordance  with  ownership 
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incsresrs  exceor  as  previously  provided  in  the  case  where  a 

venturer  has  made  a  Is  an  for  the  ienefit  of  another  venturer. 
Aoprooriate  provisions  shall  ie  rriade  -n  tne  agreement  so  tnat  t.-.e 
Venture  Agreement  conforr.s  w.th  re<5uirements  of  tne  regulations 
under  Internal  Revenue  Code  Section  704C3),  Cash  distrisutions 
shall  ie  aade  wnen  the  Management  Connittee  determnes  tnat  tne 
Venture  has  mere  cash  than  is  required  for  tne  operation  of  the 
Venture. 

14.  Accounting  Records  and  Reports.   Structures  shall 
keep  the  books  of  account  o'f  the  Venture  and  file  all  tax  returns 
of  the  Venture.   It  shall  also  aiake  periodic  reports  to  the 
venturers.   If  these  records  or  reports  are  not  done  on  the  job 
site.  Structures  shall  be  compensated  for  its  costs  in  connection 
with  this  function. 

15.  Transfer  of  Interests.   The  venturers  cannot  transfer 
their  interests  in  the  Venture  except  to  permitted  affiliated 
transferrees  or  after  offering  the  interest  which  is  contemplated 
to  be  sold  to  the  other  venturer  under  first  refusal  provisions. 
Columbia  is  a  general  partnership  consisting  of  Chinese  Investr-ent 
Limited  Partnership  as  a  40\  partner  and  auggles-3edf ord 
Associates,  Inc  as  a  60\   partner.   The  partners  of  Columbia  may 
not  be  changed  without  the  permission  of  Structures  except  those 
transfers  as  set  forth  in  the  Venture  Agreement  as  Permitted 
Transfers . 

15.   3uy-3ell.   There  shall  be  appropriate  provisions  to 
be  used  in  the  event  of  an  impasse  so  that  if  one  partner  wis.-.es 
to  terminate  the  Venture  that  venturer  Tiay  set  a  price  at  whicn  i: 
is  willing  to  buy  the  other  venturer's  interest  or  sell  its 
interest.   Such  provisions  shall  take  into  account  the 
disproportionate  economic  strength  of  the  venturers  and  remain  to 
be  negotiated. 

17.   Reductions  in  Ownership  Percentage.   If  the  oo.riir.ed 
ownership  of  the  Venture  by  Col'ombia  and  Structures  is  reduced  oy 
agreement  of  Columbia  and  Structures,  Columbia  and  Structures  wii; 
each  be  proportionately  reduced,  including,  without  limitation,  a 
reduction  of  Columbia ' s  ownership  percentage  below  the  2Z\ 
minirniim;  provided,  however,  if  Structures  and  Columbia  have 
unequal  ownership  interests  and  if  Columbia's  ownership  interest 
is  at  30%,  then  Structures'  ownership  interest  must  oe  reduced  to 
the  level  of  Columbia's  ownership  interest  before  Ccl'umbia's 
ownership  interest  is  further  reduced.   Such  reduction  might  oe 
made  to  secure  acceptable  financing  or  a  major  tenant.   .Any 
consideration  received  by  the  Venture  in  connection  with  any  sucn 
reduction  shall  be  shared  by  the  venturers  in  proportion  to  the 
reduction  in  ownership  of  each  venturer. 

13.   Other  Activities.   Structures,  Columbia  and  their 
component  partners  will  not  be  restricted  from  engaging  in  other 
activities  in  the  Soston  area,  including  activities  which  may  te 
competitive  with  those  of  the  Venture. 
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19.   Limitation  of  Liability.   Each  venturer's  liability 
to  the  Venture  will  be  limited  to  their  respective  net  partnership 
assets.   The  partners  of  Structures  and  Columbia  will  have  no 
personal  liability.   A  clause  limiting  the  liability  of  the 
Venture  to  its  assets  and  prohibiting  recourse  to  its  partners 
must  be  included  in  all  contracts.   Any  liability  of  Structures  or 
of  Columbia  under  this  letter  shall  be  limited  to  the  net 
partnership  assets  of  Structures  or  Columbia.   No  partner  of 
Structures  or  Columbia  or  any  such  partners'  separate  property 
shall  be  personally  liable  with  respect  to  any  claim  arising  from 
this  letter.   A  deficit  capital  account  of  any  partner  of 
Structures  or  Columbia  shall  not  be  deemed  to  be  an  asset  or 
property  of  said  partnership. 

It  is  understood  and  agreed  by  the  parties  hereto  that 
this  letter  sets  forth  an  outline  of  the  major  terms  that  have 
been  agreed  to  with  respect  to  the  proposed  Venture  Agreement. 
The  terms  of  this  transaction  shall  be  included  in  a  joint  venture 
agreement,  all  of  the  terms  of  which  shall  be  subject  to  the 
approval  of  Columbia  and  Structures.   The  parties  hereto  agree 
that  they  shall  continue  to  negotiate  in  good  faith  and  proceed 
promptly  toward  the  execution  and  delivery  of  the  Venture 
Agreement  and  related  documents.   It  is  understood,  however,  that, 
whether  or  not  the  Venture  Agreement  has  been  executed,  all  of  the 
venturers'  legal  obligations  to  each  other  shall  cease  in  the 
event  that  (a)  the  Venture  does  not  receive  Final  Designation  from 
the  BRA  or  (b)  the  Land  Disposition  Agreement  is  not  executed  and 
delivered  by  the  parties  thereto.   If  the  foregoing  meets  with 
your  approval,  please  indicate  it  in  the  place  provided  below. 

Very  truly  yours, 

METROPOLITAN  STRUCTURES,  an 
Illinois  general  partnership 

By:  Metco  Properties,  an 

Illinois  limited  part- 
nership 


By: 


a  general  partner 


COLUMBIA  PLAZA  ASSOCIATES, 
a  Massachusetts  general 
partnership 

By:   Ruggles-Bedford  Associates, 
Inc.,  a  general  partner 


By:. 


its  Vice-President 
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By:   Chinese  Investment  Limited  Partnership, 
a  general  partner 

By:   Chinese  Investments  Group,  Inc., 
its  general  partner 


By:. 


its  Vice-President 


2311p 
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